
 

 

 

 

 

  File No. PDA-108-15-RDR  

 

 

To: City of St. Louis Planning Commission 

 

From: Donald Roe, Director 

 

Subject:  Chapter 99 Blighting Study and Redevelopment Plan  

(Tower Grove East/Fox Park Scattered Sites – LCRA 9885)  

 

Date: August 28, 2015 

 

 

Summary  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Recommended Action 
 
That the Planning Commission finds said Blighting Study and Redevelopment Plan for the above-

referenced Area to be recommended declared as blighted and the proposed redevelopment plan is in 

conformity with the Strategic Land Use Plan’s Neighborhood Preservation Area and therefore 

recommends approval to the Board of Aldermen of the City of St. Louis. 

 

 

 

Submittal: Resolution proposes Chapter 99 Blighting Study and Redevelopment Plan for Planning 

Commission review and recommendation. 
 
Area: The scattered site project area consists of 1.57 acres in the Tower Grove East/Fox Park 

Neighborhoods.  The area contains both single- and multi-family residential buildings.  See the Locator 

Map on the following page.  
 

Existing Uses: Unoccupied residential buildings totaling twelve (12) parcels with many buildings at 

visible locations, including five (5) corner properties.  

 

Proposal: The proposal is to renovate the existing buildings and convert them into 47 1- to  3-bedroom 

rental units. 

 

Prospective Developer: The prospective redeveloper is East Fox Homes. 

 

Eminent Domain: The plan does not provide the use of eminent domain. 

 

Support Letter(s): Alderwoman Christine Ingrassia (6th Ward) and Alderman Jack Coatar (7th Ward)  



 

Tower Grove East/Fox Park Scattered Sites 

Locator Map 

 

 

 
 

 

 

 

 

 

 



1.0 Background 
 

 The Tower Grove East/Fox Park Scattered Sites Area (2801-03,2833-35, 2922-24, 2850 & 3110 

Magnolia Ave.; 3114-16, 3152-54 Arsenal St.; 3114-16 Sidney St; 2128-30 Oregon Ave.; 2644-46 

Accomac St.; 3000-02 Pennsylvania Ave.; and 2625-27 Texas Ave.) consists of 1.57 acres in City 

Blocks 2076, 2077, 1426, 1427, 1453 1468,1469, 1430, 1355, 1382, 2062 and 2072, which contain 

12 multi-family residential units. The areas are located in the Tower Grove East and Fox Park 

Neighborhoods in the 6
th
 and 7

th
 Wards. 

 

 The prospective developer, East Fox Homes, purchased the properties for $389,000 and plans to 

renovate the buildings for the approximate cost of $7.7 million.  In total, these 12 multi-family 

properties will be converted into 47 rental units (5 one-bedroom, 35 2-bedroom, and 7 3-bedroom 

units) with 42 off-street parking spaces. Rental prices for the units will range from $500 to $800.  

There is also a 500 sq. ft. commercial space which will serve as the leasing office for the project 

located in the 2801 Magnolia Ave. property.  The properties will be rehabbed using Low Income 

Housing Tax Credits, block grant funds, homes funds and affordable housing funds.   (See 

Exhibits A & B) 

 

 The project areas are located in Market Type-E and Type-F categories of the Market Value 

Analysis (MVA). Market Type-E has average levels of owner occupancy, while Market Type-F has 

the lowest of owner occupancy. 
 

 All of the buildings in this redevelopment area are unoccupied.  As such, they have been subject to 

illegal dumping, rat infestation, and use by transients.  Several of the buildings show significant 

deterioration with rotten wood, broken and cracked steps, missing mortar and windows, and flaking 

paint which can contribute to the lowering of property values of the surrounding properties.  (See 

attached Exhibit C for the Blighting Report).  A more recent inspection of the buildings shows that 

the majority have either broken or boarded windows.  The building at 3114-16 Arsenal St. suffered 

a recent fire and subsequent water damage and is missing much of its front façade. The building 

located at 2801-03 Magnolia Ave. is in such disrepair that it has created a need for the sidewalk 

alongside it to be closed. 

 

 The Sustainability Impact Statement (SIS) reports this project meets twenty (20) objectives of the 

City’s Sustainability Plan including objectives dealing with urban character, empowerment, health, 

and prosperity. (See Exhibit D) 
 

 Alderwoman Ingrassia (Ward 6) and Alderman Coatar (Ward 7) provided letters of support for the 

redevelopment project (See Exhibit E).  

 

 Photographs are included of the Redevelopment Area (See Exhibit F). 

 

 

 

2.0 Comments                                         

PDA Staff has reviewed the scattered sites making up the Blighting Study and Redevelopment Plan for the 

Area with the City’s Strategic Land Use Plan, and has found that 11 of the 12 properties fall within the 

Neighborhood Preservation Area (NPA) category, which encourages the preservation of existing residential 

buildings and infill residential development.  While 1 of the 12 properties falls into the Neighborhood 

Commercial Area (NCA) category, it is adjacent to areas categorized as Neighborhood Preservation Areas 

and should thus be treated as such.  See the Strategic Land Use Map on the following page. 

 



 

Strategic Land Use Map 

 

 
 

 



NPA- Areas where the existing housing and corner commercial building stock will be preserved and 

augmented with new infill residential and corner commercial development physically integrated with, and 

primarily serving the immediate neighborhood. These areas generally consist of stable residential areas of 

the City, including but not limited to historic districts, where the character of the neighborhood is currently 

well preserved with relatively few vacant lots and abandoned buildings. The Plan contemplates continued  

preservation and improvement, with quality rehabilitation and infill new construction that is sensitive to the 

character of existing residences. Commercial and institutional uses catering to the immediate needs of the 

neighborhood are acceptable and reflect the traditional role such activity has played in the history of the 

City 

 

NPA emphasizes the rehabilitation of existing residential buildings in areas such as the Tower Grove 

East/Fox Park Area, which helps keep the neighborhood stable. PDA Staff finds the plan in conformity 

with Strategic Land Use Plan’s NPA and therefore recommends approval. 

 

 

2.1 Public Input 

 

The Housing, Urban Design and Zoning (HUDZ) Committee of the Board of Aldermen will conduct a 

public hearing as part of the ordinance process. 

 

2.2 Previous Commission Action 

 

None. 

 

2.3 Requested Action 

 

City of St. Louis Ordinance #64687, Section 8, Sub-Paragraph 6 and 8 requires that Chapter 99 Blighting 

Studies and Redevelopment Plans be submitted to the Planning Commission for recommendation as to 

conformity with City’s Comprehensive Plan and any applicable Neighborhood Plan.  

______________________________________________________________________________ 

Requested Recommendation 

 

That the Planning Commission finds said Amended Blighting Study and Redevelopment Plan Tower Grove 

East/Fox Park Scattered Sites Area to be recommended declared as blighted and the proposed 

redevelopment plan to be in conformity with the City’s Strategic Land Use Neighborhood Preservation 

Area, which encourages the preservation of existing residential buildings, and therefore recommends 

approval to the Board of Aldermen of the City of St. Louis. 

______________________________________________________________________________ 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ST. LOUIS PLANNING COMMISSION 

AS FOLLOWS: 

 

1.  The Chapter 99 Amended Blighting Study and Redevelopment Plan for Tower Grove East/Fox 

Park Scattered Sites Area is hereby found to be recommended declared as blighted and the 

proposed Redevelopment Plan is in conformity with the City’s Strategic Land Use Plan. 

 

2.   The Director of the Planning and Urban Design Agency is hereby directed to notify the Board of 

Aldermen of the City of St. Louis of this recommendation. 

 

 

 

 

 



EXHIBIT A 

 
 

 

 

 



EXHIBIT B  
 

 
 

 



 

 



 



 



 
 

 

 



 

EXHIBIT C 
 

Blighting Report for 

Tower Grove East/ Fox Park Scattered Sites  

Redevelopment Area 

 

 
As outlined below, the Area suffers from a multitude of physical and economic deficiencies including 

defective and inadequate streets, insanitary or unsafe conditions, deteriorating or inadequate site 

improvements, improper subdivision or obsolete platting and conditions which endanger life or property by 

fire or other causes. 

 

As a result of these factors the preponderance of the property in the Area is an economic liability for the 

City, its residents and the taxing districts that depend upon it as a revenue source, as well as a public, health 

and safety liability.  It, therefore, qualifies as a “blighted area” as such time is defined in Section 99.320(3) 

of the Missouri Revised Statute (2000) as amended. 

 

Subject Property is:  __  vacant land ___X  occupied and unoccupied residential 

       

Subject Property is:  __X  secured  

 

The subject property    has  X  has not a predominance of defective or inadequate streets 

If answer is yes, explain:           

  

 

The subject property  X  has    has not insanitary or unsafe conditions 

If answer is yes, explain:  All of the buildings in the area are unoccupied.  Unoccupied buildings are 

subject to illegal dumping, rat infestation, use by transients, and fire.  . 

 

The subject property  X  has    has not deterioration of site conditions 

If answer is yes, explain:   The unoccupied buildings are significantly deteriorated, with rotten wood, 

broken and cracked steps, missing mortar, missing windows,, damaged and /or missing roof, collapsed 

walls, flaking paint, and missing systems.  

 

The subject property    has  X  has not improper subdivision or absolute platting 

If answer is yes, explain:           

  

 

The subject property  X  has    has not conditions which endanger life or property by fire 

or other cause.  If answer is yes, explain:  The unoccupied buildings in the area are subject to illegal 

dumping and use by transients, which combined make them a significant risk for fire..   

 

The subject property    does  X  does not retard the provision of housing accommodations 

If answer is yes, explain:           

  

 

The subject property  X  does    does not constitute an economic liability 

If answer is yes, explain:  The unoccupied and severely deteriorated buildings drag down the values 

of the surrounding properties.            

 

 



The subject property    does  X  does not constitute a social liability 

If answer is yes, explain:           

  

 

The subject property  X  is    is not a menace to the public health, safety, morals or 

welfare in its present condition and use.  If answer is yes, explain:   The unoccupied buildings 

are subject to illegal dumping, rat infestation, and fire.        

 

The subject property  X  is    is not detrimental because of dilapidation, deterioration, 

age or obsolescence.  If answer is yes, explain:     The buildings in the area are significantly 

deteriorated, with rotten wood, broken and cracked steps, missing mortar, missing windows,, damaged and 

/or missing roof, collapsed walls, flaking paint, and missing systems.  

 

The subject property    is  X  is not detrimental because of lack of air sanitation or open 

space.  If answer is yes, explain:          

             

   

 

The subject property    is  X  is not detrimental because of high density of population. 

If answer is yes, explain:           

  

 

The subject property    is  X  is not detrimental because of overcrowding of buildings, 

overcrowding of land.  If answer is yes, explain:         

             

  

 

The subject property  X  has    has not a combination of factors that are conducive to ill 

health, transmission of disease, infant mortality, and juvenile delinquency.  If answer is yes, explain: 

 The unoccupied buildings are subject to illegal dumping, rat infestation,  use by transients, and as  

unsafe ‘play areas’ by neighborhood children.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 



 
 



 
 

 

 



EXHIBIT E 

 

 



 
 

 

 

 



EXHIBIT F 

 

Photos of Tower Grove East/Fox Park Scattered Sites Area  

(Chapter 99 Area) 

 

  
 

1)  2801-03 Magnolia Ave. 

(Multi-family Residential 

C.B. 2076 

 

2)  2801-03 Magnolia Ave. 

(rear view of Multi-family Residential 

C.B. 2076 

  
 

3)  2922-24 Magnolia Ave. 

(Multi-family Residential)  

C.B. 1427 

 
 

 

4)   2922-24 Magnolia Ave. 

(alternate view of Multi-family Residential)  

C.B. 1427 

 

 

 

 

 



EXHIBIT F 

 

Photos of Tower Grove East/Fox Park Scattered Sites Area  

(Chapter 99 Area) 

 

  
 

5)  2833-35 Magnolia Ave. 

(Multi-family Residential)  

C.B. 2077 

 

 

6)  2850 Magnolia Ave. 

(Multi-family Residential)  

C.B. 1426 
 

  
 

7)  3110 Magnolia Ave. 

(Multi-family Residential 

C.B. 1453 
 

 

8)   3114-16 Arsenal St. 

(Multi-family Residential)  

C.B. 1469 

 

 

 

 



 

 
EXHIBIT F 

 

Photos of Tower Grove East/Fox Park Scattered Sites Area  

(Chapter 99 Area) 

 

  
 

9)  3152-54 Arsenal St. 

(Multi-family Residential)  

C.B. 1468 

 

 

10)  3114-16 Sidney St. 

(Multi-family Residential)  

C.B. 1430 
 

  
 

11)  2128-30 Oregon Ave. 

(Multi-family Residential 

C.B. 1355 
 

 

12)   2644-46 Accomac St. 

(Multi-family Residential)  

C.B. 1382 

 

 

 



 
EXHIBIT F 

 

Photos of Tower Grove East/Fox Park Scattered Sites Area  

(Chapter 99 Area) 

 

  
 

13)  3000-02 Pennsylvania Ave. 

(Multi-family Residential)  

C.B. 2062 

 

 

14)  2625-27 Texas Ave. 

(Multi-family Residential)  

C.B. 2072 
 

  

  

 
 

 

 


